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 CITY OF SAN BRUNO 

 
 
 
DATE:   June 25, 2020 
 
TO:  Honorable Mayor and Members of the City Council 
 
FROM:  Jovan D. Grogan, City Manager 
  
PREPARED BY: Darcy Smith, Community and Economic Development Director 
 
SUBJECT: Hold Public Hearing and Take the Following Actions to Approve the Mills 

Park Center Mixed-Use Development: 

• Adopt a CEQA Conformity Determination as part of each of the 
following actions; 

• Waive First Reading and Introduce an Ordinance Amending 
Section 12.96.020 of Title 12 (Land Use) of the San Bruno 
Municipal Code to Change the Zoning Map from the Commercial 
(C) to the Planned Development (P-D) District with a Development 
Plan for the Project, based upon the Findings for Approval in the 
Ordinance including the CEQA Conformity Determination; 

• Adopt a Resolution Approving a Planned Development Permit and 
Architectural Review Permit, based upon the Findings for 
Approval in Attachment 2 including the CEQA Conformity 
Determination; 

• Adopt a Resolution Approving a Phased Vesting Tentative Tract 
Subdivision Map for Condominium Purposes with Lot Mergers and 
the Vacation of Camino Plaza, a portion of San Bruno Ave  and 
the Southern Portion of White Way, Realignment of Kains Avenue, 
and Vacation of certain easements as shown on the Map, based 
upon the Findings for Approval in Attachment 2 including the 
CEQA Conformity Determination; 

• Adopt a Resolution Authorizing Installation of Loading Zone 
Spaces Around the Perimeter of the Site, including the CEQA 
Conformity Determination; and, 

• Waive First Reading and Introduce an Ordinance Approving a 
Development Agreement and Affordable Housing Plan, based 
upon the Findings for Approval in the Ordinance including the 
CEQA Conformity Determination. 
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BACKGROUND: 
 
Overall Project Summary 
 
On December 4, 2017 and with submittal of revisions on March 23, 2020, G.W. Williams Co. 
(“Applicant”) on behalf of Williams Portfolio 16, a California corporation  and the Welch Family 
Partnership (together, “Owner”) submitted applications for development of the Mills Park Center, 
located primarily at 601 – 799 El Camino Real, and the adjacent commercial site at 601 – 611 El 
Camino Real. The project consists of the demolition of all structures on the site, and the 
development two (2) one to five-story, 70 foot tall, mixed use buildings with a total of 427 
residential condominiums units and approximately 7,947 square feet of ground floor commercial 
space with associated improvements and infrastructure. The project would result in the vacation 
of Camino Plaza, a portion of San Bruno Ave and Kains Avenue, and the southern portion of 
White Way, and the realignment of Kains Avenue, along with vacation of certain utility and 
access easements affected by the project. 
 
The requested applications for the project include: An Ordinance Amending Section 12.96.020 
of Title 12 (Land Use) of the San Bruno Municipal Code to Change the Zoning Map from the 
Commercial (C) to the Planned Development (P-D) District with a Development Plan; Planned 
Development Permit; Architectural Review Permit; Phased Vesting Tentative Tract Subdivision 
Map for Condominium Purposes that would result in lot mergers and the vacation of Camino 
Plaza, a portion of San Bruno Ave and Kains Avenue, and the southern portion of White Way 
and the realignment of Kains Avenue and vacation of certain utility and access easements; and 
an Ordinance approving a Development Agreement and Affordable Housing Plan for the 
Proposed Mixed-Use Development at Mills Park Center. A CEQA Environmental Determination 
is also required to be made. Additionally, an associated Resolution is required to be approved to 
authorize the installation of loading zone spaces around the perimeter of the site. 
 
The development site measures 5.38 acres in total area (inclusive of White Way and Camino 
Plaza) and is bounded by San Bruno Avenue West to the north, Angus Avenue to the south, El 
Camino Real to the east, and White Way and Linden Avenue to the west. The project site is 
currently zoned C (General Commercial) and is proposed to be rezoned to P-D (Planned 
Development) to allow mixed-use buildings within close proximity to bus and rail transit as 
specified within the Transit Oriented District (TOD) General Plan land use designation.  The 
General Plan land use designation was established for this property in 2009. The project site is 
within the Transit Corridors Specific Plan area, which was approved by the City Council in 2013.  
 
The Architectural Review Committee reviewed the project on September 14, 2017 and March 
14, 2019, and the Planning Commission reviewed the project on June 18, 2019. The Planning 
Commission (5-0, with 2 recusals) adopted all resolutions recommending the City Council 
approve the project. A Public Hearing at the City Council was held on July 9, 2019. At the July 9 
meeting, the Mayor made two motions: to approve the environmental determination for the 
project, and to approve the architectural review permit. Only three Council members were able 
to vote because two members announced their recusal from voting on the project, given the 
proximity of property they own to the site. State law (Government Code §36936) requires that all 
three Council members vote in favor of the project. Both motions did not pass by a 2-1 vote. 
Minutes from these meetings are attached to the report.  
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Revised March 2020 Project and Comparison 
 
The submittal of revisions on March 23, 2020 includes some changes which include the 
elimination of the ground-level grocery store in Building A and the addition of two new 
residential units (one of which would be an affordable unit). However, the overall building 
massing, general size, height, and location on the site has not been changed. A portion of the 
space that was formerly the 41,890 square foot high-end grocery store on the ground floor has 
been converted to parking. The project includes a two-level parking garage, one level at grade 
and one partially submerged. The combined overall commercial square footage is now 7,947 
sq. ft. for the two buildings.  

No future tenants have been identified at this time, and the space could be utilized by a variety 
of permitted uses, including eating and/or drinking establishments, general retail sales and 
service uses, personal service uses, fitness uses, or offices. The revision represents a total 
reduction of 37,943 square feet of commercial space. Two units were added on the second floor 
of Building A, in an area that was formerly the grocery store loading room on White Way. The 
exterior façade changed in that area to include new windows and a residential façade. The 
number of total parking spaces in the project has been reduced from 879 to 676 spaces, 
reflecting elimination of the grocery space. The project provides one parking space for each 
bedroom, plus dedicated residential guest parking at a ratio of one space for every 10 units, in 
addition to parking for the proposed commercial uses The grocery store was eliminated with a 
substantial reduction in total commercial space, with some of that space changed to two 
additional residential units, and the elimination of one level of the subsurface garage, resulting 
in less total intensity in and around the Project.  The applicant’s project description with the 
submittal of revisions and proposed project schedule is attached to this report. 

All the changes involved minor adjustments to interior floor plan layouts of Project buildings with 
no material increase in square footage, and there were no material alterations to the footprints 
of development, exterior facades, or landscaping or other streetscape improvements. Under 
these circumstances, review of the revisions and reconsideration of the project by the 
Architectural Review Committee and the Planning Commission is not warranted or required. 
Another notable change to the overall project is that the primary property owner, G.W. Williams 
Company also acts as the applicant for the development proposal, replacing the former 
applicant Signature Land Advisors, Inc.   
 
In addition to the aforementioned changes to the project, the community benefit package 
associated with the project has also been revised. The most notable change to the package is 
the $10 million community benefit payment to the City’s General Fund in conjunction with 
condominiums, which now requires the developer to apply for Condominium Use Permits, a 
doubling from the former $5 million base community benefit payment that included an option for 
another $5 million if the developer elected to convert to condominiums. The term of the 
Development Agreement has been revised from eight to ten years. See the table below for the 
revised community benefits that are included in the development agreement. 
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Project Summary 

Project Components: 

• Two mixed-use buildings ranging in height from one to five stories and divided into 
smaller components with articulated building setbacks and stepbacks.  

• 427 condominium dwelling units. 

• 65 affordable dwelling units 

• Approximately 7,947 square feet of ground floor commercial space. 

• 676 total parking stalls and 477 bicycle parking stalls on-site. 

• 5.38-acre project site. 

Negotiated Community Benefits in Development Agreement: 

• $10 million community benefit payment to the City’s General Fund (subject to annual 
CPI increases) in conjunction with Condominium Use Permit approval, to be paid in 
stages based on construction timing on the two parcels comprising the Project. ($5 
million if the City denies condominium permits despite multiple applications) 

• $100,000 direct payment to the City’s General Fund to finance bicycle and/or 
pedestrian improvements to city streets in the general vicinity of the Project.  

• $100,000 direct payment to the City’s General Fund to finance parking enforcement 
and/or implementation of a Residential Parking Permit Program. 

• Additional commitments related to affordable housing which are set forth in the 
Affordable Housing Plan and which exceed the requirements of the City’s Affordable 
Housing Program Ordinance. These include:  

• Provides 55-year term for affordability restrictions on condominiums, which is ten 
years longer than the Affordable Housing Program Ordinance requirement. 

o Applies the same income levels if the 65 affordable units in the Project are 
sold as condominiums instead of rented (which means lower sale prices), 
even though the City’s Ordinance allows higher income levels:  6% (26 units) 
very low income, 4.5% (19 units) low income and 4.5% (20 units) moderate 
income, which will assist the City’s compliance with the State RHNA 
Affordable Housing Goals. 

o Makes 4.5% of the affordable units low income and 4.5% moderate income, 
even though the City’s Ordinance only specifies that 9% be “low and 
moderate income”, which could allow fewer low income units. 

o Provides additional affordable unit tenant protections if the occupied 
affordable units are initially rented but later are sold.  

• Creation of 17 new public parking spaces in conjunction with the improvement and 
widening of Linden Avenue, 9 of which the City can reserve for municipal center or 
other public purposes (replacing diagonal spaces on the Owner’s property currently 
available for library parking). 

• Realignment, improvement, and reconstruction of Kains Avenue and installation of a 
new traffic signal at Kains Avenue and El Camino Real. 

• Possible extension of the right turn lane from east-bound San Bruno Avenue onto 
south-bound El Camino Real (pending CalTrans final approval). 

• Sales Tax Point of Sale Designation for construction goods purchases, which may 
result in additional sales tax revenue to the City during construction. 

• Agreement to work in good faith with San Bruno CityNet Services for internet, 
television and telephone service for the Project. 

• Prohibit short term residential rentals unless allowed by  City regulations.   

• City use of the room identified as Amenity Space – Group Meeting Room in Building B 
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to be made available for City meetings and City events. 

Applicant’s Estimated Project Benefits: 
The developer has estimated the following additional items which include ongoing fiscal 
benefits to the City: 

• New property taxes to be collected annually by the City of San Bruno (based on cost 
of new improvements over the existing tax basis). 

• Signed Project Labor Agreement (PLA) committing to the use of union labor 
throughout construction of the project. This is not a City requirement.  

• Construction jobs created during the construction phase. 

 
DISCUSSION: 
 
The applicant proposes to demolish the existing commercial shopping center known commonly 
as Mills Park Center and the adjacent vehicle storage lot located to the south of the site, and 
demolish the open vehicle storage lot located to the south of the shopping center and the 
commercial buildings located at 601 – 611 El Camino Real. The majority of the site is developed 
with the Mills Park Center, a commercial shopping center with approximately 45 tenant spaces 
in 110,000 square-feet of floor area.  
 
A recently constructed medical office building abuts the site at the northwest corner at the 
intersection of White Way and San Bruno Avenue W. The adjacent uses to the west are low-
density residential, across both Linden Ave. and White Way. The San Bruno Public Library and 
City Hall are located to the south of the development site.  
 
Two mixed-use buildings are proposed. “Building A” would be in the northern part of the project 
site (Parcel A) near the corner of San Bruno Avenue and El Camino, and “Building B” would be 
in the southern part of the project site (Parcel B).The proposed buildings range in height from 
one to five stories with the tallest portions at the maximum of 70 feet in height, with many 
building portions below this maximum. Consistent with the Transit Corridors Plan, specific items 
are allowed to exceed the 70-foot maximum height, up to an additional 10 feet. These items 
include elevator and mechanical equipment enclosures, and parapets to screen the equipment. 
The buildings are divided into smaller components with articulated building setbacks and 
stepbacks. The two buildings would be separated by Kains Avenue.  
 
Parcel A measures 2.42 acres and would be developed with Building A which is proposed to 
include approximately 3,947 square feet of ground floor commercial space, and 184 residential 
units on floors 2 through 5 (10 studios, 118 one-bedroom units, and 56 two-bedroom units). All 
units would have a private deck/balcony. Parking would be located on two levels: one 
“basement level” (partly at ground level due to the slope) off El Camino Real, and one ground 
level off White Way. An additional 8,257 square feet would accommodate space for private 
resident amenities (such as a fitness studio, a community room, and private storage areas). 
Building A includes a total of 312,525 square feet with a proposed Floor Area Ratio of 2.96. No 
commercial tenants have been identified for the ground floor commercial space at this time, and 
the space could be utilized by a variety of permitted uses, including eating and/or drinking 
establishments, general retail sales and service uses, personal service uses, fitness uses, or 
offices. There are a total of 299 parking spaces proposed for Building A, comprised of 259 
residential parking spaces and 40 commercial parking spaces. 
 
Parcel B measures 2.96 acres in area and would be developed with Building B which is 
proposed to include approximately 4,000 square feet of ground floor commercial space and up 
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to 243 residential units on floors 1 through 5 (20 studios; 154 one-bedroom units, including 1 
townhouse unit; and 69 two-bedroom units, including 3 townhouse units). All units would have a 
private deck/balcony. Parking would be on two levels: one “basement level” (partly at ground 
level due to the slope) off El Camino Real, and one ground level off Kains Avenue. An additional 
10,726 square feet would accommodate the leasing office and space for private resident 
amenities (such as a fitness studio, a community room, and private storage areas). Building B 
includes a total of 382,566 square feet with a proposed Floor Area Ratio of 2.97. There are a 
total of 377 parking spaces proposed for Building B, comprised of 337 residential parking 
spaces and 40 commercial parking spaces. This includes 22 tandem parking spaces for the 
residential uses.  
 
The project proposes bicycle storage rooms located adjacent to the northwest section of each 
building, while bicycle racks would be located adjacent to the pedestrian plazas and intersection 
corners of each project parcel.  Bicycle parking for Building A is provided in 19 residential short-
term (i.e. visitor) spaces, 184 long-term resident spaces, two commercial short-term spaces, 
and one commercial long-term space. Bicycle parking for Building B is provided in 25 residential 
short-term (i.e. visitor) spaces, 243 long-term resident spaces, two commercial short-term 
spaces, and one commercial long-term space. Therefore, there are a total of 477 bicycle 
parking spaces.  
 
The tallest portions of the buildings would be located along the major corridor streets of El 
Camino Real and San Bruno Avenue West, transitioning to a one- to three-story building along 
both White Way and Linden Avenue facing the nearby low-density residential neighborhood to 
the west. The portion of the project on Linden Avenue in Building B would have the appearance 
and scale of townhouses with a landscaped front yard. Transition measures include required 
setbacks, step-backs of upper stories (to reduce the apparent mass and bulk of the buildings), 
and landscaping and lighting appropriate to the neighboring low-density residential uses.  
 
The project proposes the merging of existing parcels and abandonment/vacation by the City of 
Camino Plaza (to create Parcel A) and the southern portion of White Way between Kains 
Avenue and Angus Avenue (to create Parcel B). In addition, the project proposes to realign 
Kains Avenue to provide better traffic circulation for the neighborhood and install a new signal 
light at the intersection of Kains Avenue and El Camino Real. The City will not issue permits for 
the project until CalTrans authorization to proceed has been secured for the signal installation. 
However, initial consultation from CalTrans provided support as the developer will fund the full 
cost of this off-site improvement.  A portion of the southern portion of White Way within Parcel B 
and the Camino Plaza right-of-way within Parcel A would both be abandoned. A new dedication 
for a White Way connection to El Camino Real and a new Caltrans dedication to widen White 
Way at San Bruno Ave. W. for access to the new adjacent medical office building would be 
provided. White Way would be widened and continue to be used as a street and service alley 
with a loading area on Parcel A serving Building A. No changes are currently proposed to be 
made to the existing retaining wall along the western edge of White Way as the project plans 
show it on the adjacent residential properties, not within the White Way right-of-way. The City 
will require a survey to confirm this wall location prior to the issuance of building permits for the 
project. Additional public right-of-way would be dedicated to create a right hand turning lane at 
the intersection of San Bruno Ave. W. and El Camino Real. Certain utility and access 
easements within the project site or affected by the project would be vacated. These dedications 
and street vacations will be processed with the Final Map, consistent with the California 
Subdivision Map Act.  
 



Honorable Mayor and Members of the City Council 
June 25, 2020 
Page 7 of 24 

 

Existing sanitary sewer lines, storm drain lines, water lines, and other infrastructure would also 
require realignment (rerouting) to create the two project parcels and to provide necessary 
service upgrades. All new utilities would be undergrounded including those on White Way. 
 
The building’s exterior would be clad in a mixture of stucco, stone veneer, brick veneer, 
cementitious siding, cementitious panel insets, and composite panel insets.  The building would 
be accented with metal screens, glass railings, metal awnings, and a metal storefront system. 
The building’s color palette is earth-toned with off-white, tawny brown, and taupe, accented by 
anodized dark bronze colored metal windows. The building exteriors along White Way and 
Linden Avenue interface feature more wood accents, creamier toned color palettes and front 
door features with yard fencing, stoops and porch like accents. 
 
Project Chronology 

This project was initially submitted to the City as a TCP Preapplication submittal in 2017.  
The project has been revised since then based on the addition of additional properties. The 
project evolution is summarized below: 
 

Year Building A Building B Total Acreage Major Changes 

2017 
(Pre-
Submittal) 

167 units 
15,280 sq. ft. 
commercial 

162 units 
5,900 sq. ft. 
commercial 

4.62 acres  

2018 172 units 
44,724 sq. ft. 
commercial 

226 units 
12,415 sq. ft.  
commercial 

5.38 acres Incorporation of Welch property  
(staff’s recommendation) and 
addition of high-end grocery 
store 

2019 182 units 
41,890 sq. ft. 
commercial 

243 units 
4,000 sq. ft.  
commercial 

5.38 acres Increased number and depth of 
BMR units, addition of more 
parking, reduction of 
commercial space in building B 
to ensure adequate parking for 
a flexible variety of future 
commercial uses. 

2020 184 units 
3,947 sq. ft.  
commercial 

243 units 
4,000 sq. ft. 
commercial 

5.38 acres Grocery store removed from 
the project and two dwelling 
units were added. 

 
 
Transit Corridors Plan and Measure N Background 
 
The City of San Bruno "Downtown and Transit Corridors Economic Enhancement Initiative" 
Proposal - Measure N ballot question was on the November 4, 2014 election ballot to modify the 
maximum permitted heights and stories in the Transit Corridors Plan area. This area included 
the project site. It was approved by the voters with 68.2 percent of the voters (5,382 votes in 
favor of it) approving it. The City Council Resolution No. 2014-90 placing the ballot question on 
the ballot, and the referenced maps showing the detailed height changes, along with the actual 
ballot measure text and related impartial analysis, arguments in favor and against, and rebuttals 
are attached to the staff report.  The City’s voter fact sheet is attached. The final City Council 
Ordinance certifying the ballot measure is also attached. 
 

https://ballotpedia.org/November_4,_2014_ballot_measures_in_California
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The ballot measure language was as follows:  
To stimulate economic enhancement, shall the City amend Ordinance 1284, only in San Bruno’s 
Transit Corridors Plan Area, to allow: 

1) buildings exceeding the maximum height of fifty feet by: twenty feet along El 
Camino Real, fifteen feet along San Bruno Avenue, five feet along San Mateo 
Avenue, and forty feet in the Caltrain Station area; 

2) development on 42 residential parcels exceeding the density permitted in 1974; 
3) above-ground multi-story parking garages. 
 

The maps in the Ballot Measure, and the associated Transit Corridors Plan clearly show the 
project site as increasing in height by 20 feet and two stories.  
 
Based on community feedback about potential impacts of larger projects on adjacent low-
density residential uses during the development of the TCP, all projects within the TCP area that 
are adjacent to low-density residential uses are required to comply with the Mixed-Use to 
Residential Transition Measures adopted with the Plan.  In addition, in response to concerns 
expressed by residents at TCP meetings, the City developed and now requires a formal pre-
submittal process to evaluate larger projects proposed adjacent to low-density residential uses 
through a public process. The project went through this process in 2017.  
 
The TCP requirements for transitions to adjacent existing low-density residential neighborhoods 
require increased setbacks and stepbacks adjacent to those areas and encouraging medium-
density residential uses such as townhomes as well in these transition areas. The requirements 
were developed in response to concerns raised by many residents in a public process in which 
many community members participated and the Planning Commission and City Council made 
changes to the TCP policies and development standard requirements to address these 
concerns. The proposed project complies with all of these development standards and exceeds 
them in some cases. 
 
Regional Housing Needs Allocation (Background) 
The proposed project is also critical in helping San Bruno meet its Regional Housing Needs 
Allocation (RHNA) assigned by the State of California in the Housing Element. The current 
housing element period covers 8 years from 2015 through 2023. During this period, San Bruno 
is allocated to issue permits for the construction of 1,155 new housing units. To date, the City 
has issued permits for the construction of only 119 housing units, leaving a balance of 1,036 
housing units to be produced by 2023. Additionally, the City has a remaining RHNA goal of 358 
“very low” income units, 136 “low” income units, and 163 “moderate” income units.  To date, 
since no “very low” income units have been issued building permits, and only 25 “low” and 42 
“moderate” income units have been issued permits (primarily ADUs), there is a significant need 
for additional housing in the City, especially at the very low and low income levels. 
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Regional Housing Needs Allocation (RHNA) Progress –  
Permits Issued 2015-2019 - Plus Proposed Project 

Income 
Level 

RHNA 2015 2016 2017 2018 
 

2019 
Total 

Units to 
Date 

Remaining 
RHNA 

Proposed 
Project 

Very Low 358 0 0 0 0 0 0 358 26 

Low 161 1 4 14 6 42 67 94 19 

Moderate 205 1 41 0 0 5 47 158 20 

Above 
Moderate 

431 9 42 1 0 2 54 377 362 

Total Units 1,155 11 87 15 6 49 168 987 427 

 

The City may be at risk of losing Housing Element annual compliance if the City does not make 
progress towards meeting these housing unit goals and implementing the required programs 
including approving development projects that implement the City’s Transit Corridors Plan. If 
that happened, the City could lose grant funds allocated only to jurisdictions that have a certified 
Housing Element, such as those under Senate Bill 2 which is approximately $160,000 and the 
LEAP grant of $150,000. Additionally, the State passed Senate Bill 102, which allows the state 
to impose financial penalties of up to $600,000 annually for cities that do not have a compliant 
Housing Element. This law also expanded judicial remedies that may be imposed by the court 
when a city, county, or a city and county is found to be out of substantial compliance with 
housing element law.  
 
In addition to having Housing Element compliance implications, the project impacts the City’s 
ability to realize the vision of the Transit Corridors Plan (TCP). Within the TCP area, the 
maximum buildout is 1,610 dwellings units 147,700 sq. ft. of retail, 988,100 sq. ft. of office, and 
190 hotel rooms. This buildout was anticipated to occur over a 20-year timeframe. Today, seven 
years after the plan’s adoption, only 83 dwelling units have been built and another 71 dwelling 
units have been entitled but no permits issued yet, well below the amount the plan envisioned 
by the TCP. The proposed project serves to achieving the plans objectives. 
 
Planning Applications 
 
As proposed, the project requires the following applications: 
 
Architectural Review Permit   
An Architectural Review Permit is required for any new building visible from the public right-of-
way. 
 
Zoning District Amendment  
An amendment to the Zoning District to change from the current Commercial District to a 
Planned Development District (P-D), and to adopt a related District Development Plan to 
establish use and development standards.  The underlying Commercial District does not allow 
residential uses as proposed; therefore, there is a need to establish a Planned Development 
District (P-D), which ultimately would be consistent with the TCP El Camino Real Character 
District requirements including the development standards and permitted land use 
specifications. 
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Planned Development Permit 
All development in the P-D District must be developed and utilized in accordance with the 
approved P-D Development Plan.  Accordingly, a Planned Development Permit would be 
required to ensure the proposed development conforms to the provision of that Development 
Plan.  
 
Phased Vesting Tentative Tract Subdivision Map  
The applicant has submitted a Phased Vesting Tentative Tract Subdivision Map for 
Condominium Purposes and to merge and re-subdivide existing parcels, allow residential and 
commercial condominiums, and approve the tentative vacation of certain public streets and 
public easements. The Vesting Tentative Map includes the notation that it is for condominium 
purposes and a mapping statement indicating that Developer may prepare a condominium plan 
for the Project. The existing lots would be merged as well through the mapping process.  
Vacation of the streets and easements will be accomplished through filing of the final map, 
pursuant to the California Subdivision Map Act. 
 
Offsite Loading Zones 
The project includes offsite loading zones adjacent to the curb around the perimeter of the 
development site. These loading zones were reviewed by the Traffic Safety and Parking 
Committee (TSPC) in May 2019.   
 
Development Agreement 
California Government Code Section 65864, et seq., and City Resolution 1986-77 authorize 
the City to enter into a binding, long-term development agreement establishing certain 
development rights in the property. Development Agreements can provide certainty, definition 
and commitment as to proposed development and as to necessary public improvements 
required by development. In San Bruno, Development Agreements are common for larger 
projects to be built in at least two phases that will require multiple years to construct.  
 
In conjunction with processing and consideration of the applications for development of the 
Project, the City has negotiated the terms of a Development Agreement attached to this staff 
report, which provide certain rights and benefits for the developer and certain rights and 
benefits for the City if the City Council elects to approve the applications for the Project and 
enter into the Development Agreement. 
 
 
The proposed ten-year Development Agreement provides the Developer with assurance that 
upon approval of the project, the applicant may proceed with the project in accordance with 
existing policies, rules and regulations, and subject to conditions of approval. The 
Development Agreement specifies the duration of the agreement, the permitted uses of the 
property, the density or intensity of use, the maximum height and size of proposed buildings, 
and provisions for reservation or dedication of land for public purposes. The Development 
Agreement includes conditions, terms, restrictions, time deadlines for the construction, and 
requirements that must be met during the course of the development. 
 
The Development Agreement commits the Developer to certain negotiated requirements, 
referred to as “Public Benefits,” as summarized on pages 3 and 4 of this report.  
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Other Project Approvals 
The project proposes condominium units, which will require approval of a Use Permit for the 
condominium units. This will be reviewed by the Planning Commission at a future public 
hearing, under a separate entitlement as the current project plans are not developed to the level 
of detail required for the Use Permit approval at this stage. The approvals will allow the 
residential and commercial units in the project to be sold individually if the owner elects to do so  
 
Project Analysis 
 
Vehicle, Motorcycle and Bicycle Parking 
676 total vehicle parking spaces on-site are proposed with 596 parking spaces for the 
residential units and 80 parking spaces for the commercial uses. The project includes a two-
level parking garage, one level at grade and one partially submerged.  
 
The project complies with the parking requirements adopted by the City Council in February 
2020 as follows for multi-family units:  

• Studio and one-bedroom units: 1 space per unit  
• Two-bedroom units: 2 parking spaces per unit  
• Plus, guest parking: 1 space per 10 units  

 
The project has not identified proposed land uses for the ground floor commercial spaces at this 
time, and the space could be utilized by a variety of permitted uses, including eating and/or 
drinking establishments, general retail sales and service uses, personal service uses, fitness 
uses, or offices. These uses have a corresponding wide range of parking requirements. 
Because of this range, the developer has elected to provide parking on site that is in compliance 
with the highest parking requirement, which is for eating and drinking uses. The standard is 1 
space per 100 square feet of public floor area. The Zoning Code defines “public floor area” as 
“floor area open and accessible to customers of the business. Utility rooms, storage areas, 
restrooms, kitchens, and back of house operation areas are not included in public floor area.” 
However, since the exact size of the “public floor area” cannot be calculated at this time for the 
space, the developer has opted voluntarily to provide one parking space per 100 square feet of 
gross floor area to ensure future maximum flexibility to accommodate a broad range of potential 
commercial uses, including an eating and drinking use with a very large public service area. By 
providing this high amount of parking in excess of the Code requirement, a variety of future uses 
can be accommodated in the commercial space. 
 
The project is required to provide two motorcycle parking spaces in Building A and Building B, 
for a total of four motorcycle parking spaces. The project proposes to provide three motorcycle 
parking spaces in Building A and four motorcycle parking spaces in Building B, which exceeds 
the City’s requirements by three total spaces. 
 
Conditions of Approval have been added to address concerns that this project will create 
spillover parking impacts to the neighborhood. Specifically, there are two conditions that will 
require the following for the entire life of the project. All future owners are bound to these 
conditions.  
 

• The applicant shall submit a residential and commercial parking management 
plan describing exactly how parking spaces will be managed and assigned. The 
plan will be required to comply with specific requirements, which include 
essential items like: 
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a) A minimum of one parking space per bedroom shall be required to be 
made available to each tenant as part of the lease or sales agreement. 
Unbundling of any resident parking stalls is prohibited; - This means that 
the property owner shall not charge a separate fee (in addition to the 
base price) or separate rental/sales base price for the use of the resident 
parking spaces. 

b) All commercial parking spaces as designated on the approved planning 
application plans shall be reserved for the exclusive use of commercial 
tenants and visitors and shall not be utilized by any of the residential 
tenants at any time.  

c) Residential guest parking stalls shall be clearly signed as “short-term 
residential guest stalls” and the management shall strictly enforce the 
prohibition of resident tenant and commercial employee parking in the 
guest stalls to ensure that there is adequate guest parking available to the 
guests.   

d) Wayfinding and parking garage signage to ensure customers and guests 
can easily find parking from the adjacent public streets. 

e) Other measures as needed to minimize the potential for spillover parking 
by the guests, employees, and residents of the development project on 
adjacent residential streets.  

• The applicant has agreed to include a provision in all the residential leases and 
sales agreements requiring residents to acknowledge and agree that the City will 
exclude them from participating in any future residential permit parking program 

 
The City will be able to refuse to issue any parking permits to any future residents who still try 
and obtain such a permit with this language.  
 
The Zoning Code includes long-term and short-term bicycle parking requirements for residential 
and commercial uses which total 429 long-term parking spaces and 47 short-term spaces. The 
project meets this requirement.  
 
Project Traffic Estimates 

 
Hexagon Transportation Consultants, Inc. prepared a draft transportation impact analysis 
(“traffic study”) report for the development in March 2019. Hexagon has completed additional 
traffic analysis for the recent project revisions that included an increase of two residential units 
and a decrease of commercial space.   Hexagon revised the trip generation estimates for the 
project based on all the same factors and procedures described in the March 2019 traffic study. 
Based on the revised project scope, trip generation rates, appropriate trip reductions, and 
existing site trip credits, the decreased commercial square footage and increased residential 
dwelling units would result in the development generating a total of 995 daily vehicle trips, with 
121 trips (23 inbound and 98 outbound) occurring during the AM peak hour and 74 trips (49 
inbound and 25 outbound) occurring during the PM peak hour. This results in a reduction of 
2,391 daily trips, 101 trips (62 inbound and 39 outbound) in the AM peak hour, and 139 trips (70 
inbound and 69 outbound) in the PM peak hour from the estimates for the original project.  
 
The results of the March 2019 intersection level of service analysis showed that all study 
intersections would continue to operate at acceptable level of service (LOS D or better for City-
controlled intersections and LOS E or better for CMP intersections) during both the AM and PM 
peak hours of traffic, except the El Camino Real/Kains Avenue intersection, which operates at 
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LOS F during both the AM and PM peak hours. However, under project conditions, the 
proposed project would convert this study intersection from an unsignalized intersection to a 
signalized intersection. With the conversion, the intersection would operate at LOS A during 
both peak hours, indicating only minor delays for vehicles at the intersection.  
 
Because the currently proposed Mills Park Center project (compared to the previous project 
analyzed in the March 2019 traffic study) would:  (1) have the same building footprint,  location, 
and access provisions; (2) result in fewer vehicle trips; and (3) include the same proposed 
intersection improvements as the previous project, the conclusions of the March 2019 traffic 
study would still apply to the proposed project. 
 
Since the 2019 project traffic study was completed, a nearby project has been proposed at 
Decima Allen Elementary School (875 Angus Avenue West) to replace and expand the existing 
school.  Hexagon Transportation Consultants, Inc. (who prepared the traffic analysis for the 
Mills Park Center project) has reviewed the traffic analysis for the school project and concluded 
that the school project would not affect the traffic impact conclusions for the currently proposed 
Mills Park Center project, for the following reasons:  (1) the school project would add 50 vehicle 
trips to the AM peak hour, but the currently proposed reduction in the Mills Park Center project 
would remove 222 AM peak hour trips (i.e., a net reduction of 172 trips); (2) the PM peak hour 
for school traffic (school ends at 12:30 PM or 2:45 PM, depending on the weekday) would be 
earlier than the PM peak hour for the Mills Park Center project, where the PM peak hour would 
be between 4:00 and 6:00 PM; therefore, the peak hour traffic volumes would not overlap.  Even 
with the addition of the proposed Decima Allen Elementary School project, the conclusions of 
the March 2019 traffic study would still apply to the currently proposed Mills Park Center project.              
 
With the reduction of 2,391 daily trips, 101 trips (62 inbound and 39 outbound) in the AM peak 
hour, and 139 trips (70 inbound and 69 outbound) in the PM peak hour, the levels of service at 
the study intersections would be improved compared to the original traffic study. The project 
would still convert the El Camino Real/Kains Avenue intersection from an unsignalized 
intersection to a signalized intersection. Thus, the intersection would operate at LOS A during 
both peak hours. 
 
Vehicle Trip Reducing Transportation Demand Management (TDM) Measures 
The project is located in the San Bruno TCP area and near the Downtown district. The project 
location by itself provides opportunities for transit, bicycling, and walking to reduce vehicle 
trips and parking demand generated by the project. The project site is approximately 1/3 of a 
mile from the San Bruno Caltrain Station and approximately 1.2 miles from the San Bruno 
BART Station. There is a SamTrans bus stop on the project frontage. Caltrain, BART, and 
SamTrans provide frequent and reliable transit services to a high percentage of regional 
destinations. The project location effectively renders it part of a large-scale mixed-use 
development in a pedestrian-friendly environment with a significant share of internal trips.  
 

Transportation Demand Management (TDM) is a combination of services, incentives, facilities, 
and actions that reduce single-occupant vehicle trips to help relieve traffic congestion, parking 
demand, and air pollution problems. The purpose of TDM is to promote more efficient utilization 
of existing transportation facilities, and to ensure that new developments are designed to 
maximize the potential for sustainable transportation usage. A TDM Plan was prepared for the 
project by Hexagon Transportation Consultants, Inc. on April 9, 2019 and updated on June 8, 
2020.  A summary of the proposed TDM measures that will be implemented as part of the 
project are described below, as included in the attached TDM Plan.  
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• TDM Marketing and Administration: The project will provide a designated transportation 

coordinator to market and administrate all TDM programs. 
• High-Bandwidth Internet Connections.  

• Bike Parking: The project provides a total of 477 bicycle parking spaces.  

• Showers and Changing Rooms.  

• Online Kiosk: The project will include and maintain an online resource center on the 
project’s website that would include information regarding non-auto transportation 
alternatives available to residents and employees. 

• Transportation Information Packet: In addition to the online kiosk, the project would 
provide “hard copy” transportation information packets to all new residents and 
employees. 

• One Time Transit Subsidy: The project should provide new residents and employees 
with a one-time initial transit subsidy in the form of a Clipper Card loaded with a one-
month pass for SamTrans and BART/or Caltrain.  

 
Based on the project location and the proposed TDM measures, it is estimated that the entire 
project could achieve a 24 percent trip reduction during AM peak hours and 23 percent trip 
reduction during PM peak hours. 
 
Affordable Housing 
The project is subject to the Municipal Code Chapter 12.230 “Affordable Housing Program”, 
which applies to new residential developments of five or more units. New for-sale residential 
projects are required to include at least fifteen percent of the total units as affordable housing 
units restricted for occupancy by very low income (6 percent) and by low or moderate income (9 
percent) households. The total on-site requirement is 65 affordable units.  The Applicant has 
prepared an Affordable Housing Plan for the project that meets and exceeds the requirements 
as part of the Development Agreement. The project will provide the following units and 
affordability levels for a 55-year term:  

• Six percent (6%) (26 units assuming 427 total units) established as affordable to 
very low income residents (defined as making up to 50% of the area median 
family income figures and standards (adjusted for actual household size) for San 
Mateo County as determined by the United States Department of Housing and 
Urban Development (“AMI”);  

• Four and one-half percent (4.5%) (19 units assuming 427 total units) established 
as affordable to low income residents (defined as making up to 80% of AMI); and 

• Four and one-half percent (4.5%) (20 units assuming 427 total units) established 
as affordable to moderate income residents (defined as making up to 120% of 
AMI). 

 
The planning applications include conditions of approval that require the developer to execute 
and record an Affordable Housing Agreement that documents its affordable housing 
obligations. City Council approval of the Affordable Housing Plan would authorize the City 
Manager to execute the Affordable Housing Agreement that includes rental and resale 
restrictions, and recording the Agreement will ensure that the Affordable Units remain 
affordable for the 55-year term of the affordability restrictions and can be enforced by the City.   
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Site Design 
Below are private realm development standards and design guidelines for site design from the 
TCP that are applicable to the building’s site layout and orientation, and with which the 
proposed project has been determined to be in substantial compliance: 
 

A1-1: Orient buildings so that primary façades and key pedestrian entries face major 
streets. 
 
A1-2: Encourage building entries to be visible from the street, so that each building has 
an entrance along the front of the building facing the sidewalk where the majority of the 
public will be entering.  
 
A1-3: Encourage end and corner units to be visual anchors by orienting primary façades 
toward major streets and intersections and using architectural design features to 
accentuate key vertical and horizontal features (i.e. roofline, entries, etc.). 
 
A1-4: Corner buildings should be accentuated through height, articulation and unique 
roof silhouettes to emphasize their presence. 
 
A1-5: Locate/concentrate new ground-floor retail uses on street corners in distinctive 
landmark buildings at key intersections such as San Bruno Ave. W. and El Camino Real. 
 
A1-6: Encourage ground-floor retail uses to activate the street where possible. 
 
A1-7: Locate semi-private open spaces, such as common courtyards, to face major 
streets, activating the corridor and providing “eyes on the street”. 

 
A1-9: Require continuous building facades along San Mateo Avenue.  On El Camino 
Real and San Bruno Avenue encourage continuous building facades where possible.  
Where continuous building facades cannot be provided, minimize driveway curb cuts to 
no more than 25 feet wide and landscape alleys with plantings and trees. 

 
The building’s primary entries are located on El Camino Real with a secondary residential 
entrance for Building A located on San Bruno Ave. W. The residential entrances are 
distinguishable from the commercial entrances through their width, recess, and color. 
 
The most prominent portion of the development is the corner of El Camino Real and San Bruno 
Ave. W. The building is set back from this corner to create a public entrance plaza to the 
commercial space. The plaza would include major artwork and other amenities.  The plaza 
would anchor the corner of the development and create pedestrian activity. The portion of the 
building above the plaza has been revised to reflect one cohesive design vocabulary to frame 
the plaza.  
 
The commercial spaces within the development are concentrated in nodes at the major street 
intersections. These nodes create public gathering spaces leaving some inactive space along 
the El Camino Real elevation. The inactive space would be screened by landscape and a green 
wall to create visual interest. The alternative of wrapping the parking at this location with 
additional retail space would result in the loss of garage parking while creating an additional 
demand for off-street parking, contrary to the reduction in parking demand that resulted from 
eliminating the grocery store. 
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The proposed buildings would include several landscaped courtyards at the podium level. The 
open spaces are private and partially wrapped by dwellings. The public open spaces are located 
in plazas along the El Camino Real elevation at the street intersections.  
 
Within the El Camino Real Character Area, the TCP requires that buildings provide an average 
10-foot front setback from the back of sidewalk. The proposed buildings would exceed the 
setback requirement along the major street corridors.  The existing sidewalk on El Camino Real 
is very narrow, therefore, the greater setback being provided would allow for wider sidewalks 
along El Camino Real to create an enhanced pedestrian experience.   
 
Project Design, Massing and Scale 
Staff finds that the overall massing and scale of the proposed project is in substantial 
compliance with the TCP Design Guidelines.  The building is well articulated with bay windows 
and balconies, and changes in material add further interest to the façade and provide 
appropriate massing. The corner of the building at El Camino Real and San Bruno Ave. W. 
which is a highly visible corner includes a cut-out corner (to create a plaza space) and a corner 
entrance to the ground floor commercial space. The building is articulated with several changes 
in materials to accentuate the articulation and break up the building’s scale.   
 
The height of the development along its western edge is reduced to one to three-stories to be 
more compatible with the adjacent low-density residential district to the west. In particular, the 
Linden Ave. elevation would have a townhouse character similar to the character and scale of 
the single-family residences on the west side of Linden Ave. This portion of the development will 
have a landscaped front setback with independent entries with direct access to Linden Ave. 
 
The following list of massing and scale TCP Guidelines applicable to the proposed project has 
been determined to be in substantial compliance: 

 
A2-1: The design of new development must respect the scale, form, and development 
pattern of existing residential neighborhoods surrounding/adjoining the Transit Corridors 
Area. 
 
A2-2: Ensure the transition between high-density development and lower density 
development, including surrounding existing residential neighborhoods, by carefully 
considered in site design and architectural massing. Reduce the scale of buildings by 
stepping back the upper-stories, consistent with the Development Standards in this 
chapter when abutting single family residences. 
 
A2-3: Encourage development of medium density town homes in order to reduce the 
impacts on single family residential neighborhoods for new development on narrower 
blocks that are less than 75 feet in depth. 
 
A2-5: Break up the mass of large-scale buildings with articulation in form, architectural 
details, and changes in materials and colors, and other similar elements: 

• Articulation in form includes changes in wall planes, upper-story building 
stepbacks, and projecting or recessed elements; 

• Incorporate architectural elements and details such as adding notches, grouping 
windows, adding loggias and dormers, varying cornices and rooflines; and 
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• Vary materials and colors to enhance key components of a building’s façade 
(e.g. window trims, entries, projecting elements, etc.). Material changes should 
occur at interesting planes, preferably at the inside corners of changing wall 
planes. 

 
A2-6: Encourage building articulation and break up building mass with alleys or open 
spaces to allow access through developments and to create visual breaks. 

 
A2-7: Break up long horizontal roof lines on buildings with flat or low pitched roofs by 
incorporating architectural elements such as parapets, varying cornices and roof lines.  
Roof lines should be broken at intervals no greater than 50-feet long by change in height 
or roof form. 
 
A2-8: Encourage deep roof overhangs to create shadows and add depth to facades. 
 
A2-12: Encourage new developments on highly visible corner parcels to experiment with 
special features such as rounded or cut corners, corner towers, grand corner entrances, 
corner roof features, special shop windows, special base designs, etc. 
 
A2-14: Provide transparent windows for commercial uses that allow pedestrians to see 
into shops, offices and eateries. 
 

Building Heights and Stepbacks 
The proposed buildings would be up to five-stories and a maximum of 70’ in height (with many 
building portions below this maximum).  Upper story stepbacks are incorporated into all 
elevations to break up the height at the roofline and reduce the scale of the buildings.  
 
Below, are TCP Guidelines that are applicable to building’s height and stepbacks that the 
proposed project has been determined to be in substantial compliance with: 
 

A3-2: Step down building heights along the secondary frontage and rear of buildings to 
reduce impact on adjacent properties. Stepping back upper stories will also minimize 
shadows cast on public amenities such as sidewalks, parks and greenways, and lessens 
privacy concerns with adjoining lots/neighbors. 
 
A3-3: Utilize upper-story stepbacks fronting major streets to encourage active uses, 
such as balconies or roof gardens, which provide additional open spaces for residents 
and add more “eyes on the street”.   
 
A3-4: Encourage stepbacks to vary in depth to allow variation and architectural interest. 
Stepbacks can be measured as an average as described in the Development Standards. 
 

Building Setbacks 
The TCP requires a 10’ average setback from the back edge of the sidewalk. The proposed 
buildings would exceed the setback requirement along most of the street frontage. Along El 
Camino Real elevation, the greater setback allows for 12’ sidewalks, a 6’ planted setback, and 
plazas at the street intersections. The plazas would incorporate special paving and street 
furniture to create an active sense of place. Along Linden Ave. the greater setback would 
provide a 10’ wide sidewalk and a gracious landscaped area to provide transition space 
between the townhouse portion of the development and the low-density residential 
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neighborhood across the street. Linden Ave. would also be widened to reintroduce street 
parking. 
 
Below, are the building setback TCP Guidelines that are applicable to building’s setbacks that 
the proposed project has been determined to be in substantial compliance with: 
 

A4-1: Utilize building setbacks as an extension of the sidewalk to provide adequate 
space for pedestrian movement and activity. This space can be used for outdoor cafe 
seating, street furniture, landscaping, and public art that can enliven the streetscape. 
 
A4-3: Utilize building setbacks for ground-floor retail uses for spillover activity such as 
outdoor café seating. Design front setbacks for pedestrian use and consider using 
paving patterns or installing seating and tables, public art and decorative plantings. Use 
fences, railings and/or windscreens to define the semi-private space. 
 
A4-6: Integrate building setbacks for new development, particularly fronting key 
intersections (see Figure 5.8 [of the TCP]: Key Primary and Secondary Intersections), to 
create a visually interesting street edge by breaking up the building fronts with pockets 
that could provide more space for pedestrian and outdoor activity. 

 
Building Façade Design 
The proposed building incorporates a modern architectural vernacular with a mix of stucco, 
stone veneer, brick veneer, cementitious panels, cementitious siding, and composite panels. 
The building would be accented with metal screens, glass railings, metal awnings, and a metal 
storefront system. The building’s color palette is earth-toned with off-white, tawny brown, and 
taupe, accented by anodized dark bronze colored metal windows. Although the buildings would 
have areas of inactive frontage, these areas are well articulated, featuring green walls 
supported by decorative panels to avoid large expanses of blank wall. The commercial spaces 
feature transparent glass at the sidewalk that allow pedestrians to see into the interior of the 
commercial tenant spaces.   
Below are the TCP building façade design guidelines that are applicable to the building’s façade 
design that the proposed project has been determined to be in substantial compliance with: 
 

A5-1: Incorporate architectural elements on all facades to prevent blank walls.  Though 
the highest level of articulation will occur on front facades, all exposed sides of a building 
should be designed with the same quality materials:  Articulate facades with a variety of 
materials; All building sides should include glazing, awnings, projecting and recessed 
elements, or other details to add visual interest; and roof lines and cornice details should 
be designed in a three-dimensional manner so that the features on the back of the roof 
and/or unfinished areas are not visible. 
 
A5-2:  Design buildings that contribute to the urban fabric by varying setback, roof 
heights, upper-story stepbacks, building articulation and landscaping treatments. 
 
A5-3: Provide variation in window design, color, materials, and architectural elements 
amongst multiple adjoining buildings and units to add interest to the pedestrian 
environment, while keeping within a similar theme. 
 
A5-4: Maximize transparent windows on all sides of buildings, specifically for ground 
floor retail and office uses, and do not obstruct view into space. For residential uses, 
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design balconies with transparent or semi-transparent railings to enhance natural lighting 
and maximize “eyes on the street.”  
 
A5-5: Prohibit blank walls along street-fronting façades. Where windows and entrances 
are not feasible, decorate walls with murals, lighting or other visually appealing façade 
treatments. Incorporate vertical and horizontal architectural elements to break up long 
building façades. 
 
A5-6: Utilize architectural elements such as cornices, lintels, sills, balconies, awnings, 
porches and stoops to enhance building façades. Frame south- or southwest-facing 
windows with protruding vertical or horizontal shading devices such as lintels, sills and 
awnings to provide adequate protection from glare. 
 
A5-7: Encourage all ground-floor commercial uses to have transparent glass windows 
fronting onto sidewalks to connect with the pedestrian environment and provide 
pedestrians with views into the interior of the storefront. Opaque, reflective, or dark tinted 
glass is discouraged. 
 
A5-9: Ensure that materials and colors are consistent with the desired architectural style 
and that they complement the eclectic yet harmonious character of the corridor.  
 
A5-10: Ensure that durable and highly resistant building base materials are selected 
such as precast concrete, brick, stone masonry, and commercial grade ceramic, to 
withstand pedestrian traffic. 

 
Architectural Peer Review 
The project was reviewed by Larry Cannon, the City’s Architectural Peer Review Consultant, as 
part of the review process. Mr. Cannon’s comment letter is attached.  Below is a summary of 
Mr. Cannon’s review comments followed by the project modifications that were made in 
response. 
 

• Increase the width of the residential lobbies. 

• Consider commercial parking closer to Kains Ave. 

• Explore privacy intrusions by property. 

• Provide stronger cornices. 

• Make the residential entrances stronger. 

• Provide more variation in the windows. 

• Provide individualized storefronts. 

• Made recommendation for how to reduce the building massing. 
 
The project was revised in response to Mr. Cannon’s design comments before it was 
considered by the City Council in July 2019. The residential lobbies have been widened and the 
exterior entrances have been recessed and architecturally differentiated from the storefront. 
Commercial parking in both buildings has been provided closer to Kains Avenue. The cornices 
have not been changed, but staff supports the smaller cornice because it is consistent with the 
buildings’ design style. The windows have been revised to provide more variation. The 
storefronts have not been individualized because at this point it is unknown how many future 
tenants would occupy the commercial space in each building. At the rear of Building A the 
amount of window surface area has been reduced and several balconies have been eliminated 
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to reduce the privacy impact on the residences to the west that abut White Way. Lastly, the 
massing of the buildings has been broken up by the elimination of a partial floor in two locations, 
one in each building, along the El Camino Real elevations. The project revisions in 2019 
addressed Larry Cannon’s review comments. Since the recently revised plans do not constitute 
any substantial changes to the exterior elevation, color or material, it was determined to be 
unnecessary to involve Mr. Cannon’s review again.   
 
Community Engagement and Public Communication 
 
Four Community Meetings 
Four community meetings on this project were held on April 3, 2017, March 7, 2019, April 29, 
2019 and May 18, 2020. At each meeting, the Developer gave a presentation on the project and 
then answered questions from the public. At each of the meetings, questions were raised about 
traffic and the size of the project. The City hosted a fourth virtual community meeting via the 
Zoom platform on May 18, 2020 with presentations by the City and the Developer. The purpose 
of the last meeting was to update the community on the revised project and respond to 
questions. The City Manager and staff gave presentations which were followed by presentations 
from the developer and project architect. A total of 31 questions were answered over the course 
of the meeting. Meeting summaries are attached for these four meetings.  
 
The noticing radius for the fourth community meeting was an expanded 1,000 foot radius around 
the project site which included the notification of over 1,000 property owners, occupants, and 
interested parties. A revamped, modern public meeting notice in form of a color double sided 
mailer was created that marked a new modern method for public meeting notification for 
community meetings. Prior to this meeting, a new dedicated city email address was set up to 
consolidate all communication related to the project in one account managed by the City 
planning project team. Public comments submitted via email/mail were posted online for all to 
read and attached to this report.  
 
Dedicated Community Outreach Website – coUrbanize and City Webpage 
To further strengthen the community engagement outreach efforts for this specific project, the 
City established a separate website for the project through coUrbanize 

(http://courb.co/millspark). The purpose of this website is to provide the public with information 
on the project and to collect comments and answer any questions related to the project. This 
website included an easy to view Public Benefits Section to provide a clear and easy list of 
community benefits and a timeline that clearly shows the three year history of the project and all 
past community meetings. A special Mills Park Center project frequently asked questions list 
was created and updated frequently to provide a comprehensive list of questions and answers. 
These FAQs include an extensive list of questions developed from a thorough review of the past 
three community meeting summaries and community members emails submitted during the 
three year planning entitlement review process. The FAQs are attached to this report.  
 
Additionally, the City webpage (sanbruno.ca.gov/millsparkproject) dedicated to the Mills Park 
Project is kept updated with the latest project updates and all project documents in one location.  
 
City Manager’s Community Updates and eNewsletters 
After the July 2019 City Council Meeting, the City Manager published community-wide 
notification updates on July 26, 2019, and September 6, 2019, and updates were published in 
the City Manager's eNewsletter on October 25, 2019, and March 31, 2020. These are posted on 
the City’s project webpage.  

http://courb.co/millspark
http://www.sanbruno.ca.gov/millsparkproject
https://www.sanbruno.ca.gov/civicax/filebank/blobdload.aspx?BlobID=31040
https://www.sanbruno.ca.gov/civicax/filebank/blobdload.aspx?BlobID=31039
https://www.sanbruno.ca.gov/civicax/filebank/blobdload.aspx?BlobID=31231
https://www.sanbruno.ca.gov/civicax/filebank/blobdload.aspx?t=6009.336&BlobID=31675
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Public Hearing Public Notification 
A notice of the City Council Public Hearing was mailed to properties within a 1,000-foot radius of 
the Property on June 15, 2020, and duly published in the San Mateo County Daily Journal on 
June 15, 2020, providing notice of the City Council’s June 25, 2020 public hearing on the 
Project applications. The noticing radius for the City Council public hearing was expanded from 
the legal minimum in State law of 300 feet to a 1,000-foot radius around the project site. This 
public notice was mailed to over 1,000 property owners, occupants, and interested parties. 
Additionally, the City posted a notification of this hearing on NextDoor and the coUrbanize 
website. Interested parties who requested notice were emailed a notification, with notification to 
approximately 70 parties via the city email account and approximately 50 subscribers on the 
coUrbanize website.  
 
FISCAL IMPACT: 

The applicant submitted a developer reimbursement agreement deposit to cover staff and 

consultant costs in processing these applications. Subject to City Council approval, the 

Developer will execute the Development Agreement that will include a cash payment of up to 

$10,200,000 to the City’s General Fund as unrestricted revenue to be allocated at the future 

discretion of the City Council, as detailed in the Development Agreement section above. The 

City will also obtain other associated permit fees, property taxes, business license taxes, water 

and sewer capacity fees, cable account revenues, other utility connection fees and utility billing 

revenue associated with the project.  Base building permit fees for both buildings is anticipated 

to be a total of $1.4 million, with additional payments at permit issuance to the City’s General 

Plan Maintenance Fee (estimated at $72,000 based on current fees) and the City’s Public Art 

Fee Fund (estimated at $65,200, required unless the developer opts in to provide on-site public 

art).  

 
NEXT STEPS: 

If the City Council approves the first reading of the attached Ordinances, the second reading 

would be scheduled at the next regular City Council meeting.  The ordinances would go into 

effect 30 days after adoption.  If the City Council approves the attached Resolutions, they are 

worded to go into effect concurrently with the Ordinances. 

ENVIRONMENTAL CLEARANCE: 
 
The proposed Project has been reviewed with respect to applicability of the California 
Environmental Quality Act ("CEQA") and the State CEQA Guidelines (California Code of 
Regulations, Title 14, Sections 15000 et seq., hereafter the "CEQA Guidelines").  The Mills Park 
project is located within the Transit Corridors Plan (TCP) area.  A Program Environmental 
Impact Report (EIR) and Mitigation Monitoring and Reporting Program were prepared for the 
TCP, and both were adopted by the City Council on February 12, 2013.  The proposed project 
was analyzed in the TCP EIR at a programmatic level, with potential impacts identified and 
mitigations applied in the program EIR to avoid or reduce potentially significant impacts.   
 
An Initial Study/Environmental Checklist (“CEQA Checklist”) was prepared for the Project dated 
July 3, 2019, and an update to the CEQA Checklist dated June 16, 2020 reviewing the March 
23, 2020 Project revisions, confirms the proposed Project will not result in any new significant 
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impacts or substantially more severe significant impacts than those analyzed and mitigated in 
the Transit Corridors Plan Program Environmental Impact Report (EIR) that was certified by the 
City Council on February 12, 2013. A Traffic Study and memorandum titled “Updated 
Transportation Analysis for the Proposed Mills Park Center Mixed Use Development” has been 
prepared by Hexagon Transportation Consultants, Inc. dated June 9, 2020 to support this 
conclusion. The Initial Study/Environmental Checklist and updated transportation analysis 
Memorandum are attached.  
 
Accordingly, the previously certified Transit Corridors Plan EIR adequately describes the 
proposed Project for the purposes of CEQA. Under CEQA Guidelines sections 15168 (Program 
EIR), 15162 (Subsequent EIRs and Negative Declarations), and 15183 (Projects Consistent 
with a Community Plan or Zoning), subsequent individual projects can utilize a previously 
certified program EIR if all potentially significant environmental impacts of the proposed 
individual project:  (1) have been previously identified (i.e., are not new) and are not 
substantially more severe than those identified in the previous EIR, (2) have been avoided or 
mitigated to the extent feasible as a result of the previous EIR, and (3) have been examined in 
sufficient detail in the previous EIR to enable those impacts to be avoided or mitigated by the 
mitigations in the EIR, site-specific project revisions, or the imposition of uniformly applicable 
development policies. Further, CEQA Guidelines section 15162 provides that no subsequent 
EIR shall be prepared for a project unless the lead agency determines that (a) substantial 
changes are proposed in the project which will require major revisions of the previous EIR; or 
(b) substantial changes occur with respect to the circumstances under which the project is 
undertaken; or (c) new information of substantial importance shows one or more significant 
effects not discussed in the original EIR, greater severity to previously-identified substantial 
effects, or newly-found feasible mitigation measures that would substantially reduce significant 
effects. If the requirements of CEQA Guidelines sections 15168 and 15183 are met and the 
conditions for preparation of a subsequent EIR in CEQA Guidelines section 15162 are not 
triggered, then the City can approve the individual project as within the scope of the previous 
EIR, and no additional environmental document is required.  
 
The Initial Study/Environmental Checklist prepared in 2019 and updated in 2020 confirms that 
the proposed project would not result in any new or substantially more severe significant 
environmental effects than those analyzed in the Transit Corridors Plan EIR document. 
Accordingly, the previously certified Transit Corridors Plan EIR adequately describes the 
proposed project for the purposes of CEQA.  In accordance with CEQA Guidelines Section 
15168(e), this project is within the scope of the Program approved earlier in the Transit 
Corridors Specific Plan and the previously certified program EIR adequately describes the 
activity for the purposes of CEQA. The criteria for relying on the Transit Corridors Plan EIR 
specified in CEQA Guidelines sections 15162,15168 and 15183 are satisfied.  
 
All applicable mitigations in the Transit Corridors Plan EIR will be required as conditions of 
approval for the proposed Project. 
 
Four other projects located within the TCP Area have used the analysis within the TCP EIR to 
determine if additional environmental review was necessary. All four of these projects were 
found to be within the scope of the certified TCP program EIR. 
 
ALTERNATIVES: 

1. Do not approve the applications. 
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2. Request changes to the project as proposed and/or the conditions of approval or 

Development Agreement. 

 

RECOMMENDATION: 

Hold Public Hearing and Take the Following Actions to Approve the Mills Park Center Mixed-
Use Development: 

• Adopt a CEQA Conformity Determination as part of each of the following actions; 

• Waive First Reading and Introduce an Ordinance Amending Section 12.96.020 of 
Title 12 (Land Use) of the San Bruno Municipal Code to Change the Zoning Map 
from the Commercial (C) to the Planned Development (P-D) District with a 
Development Plan for the Project, based upon the Findings for Approval in the 
Ordinance including the CEQA Conformity Determination; 

• Adopt a Resolution Approving a Planned Development Permit and Architectural 
Review Permit, based upon the Findings for Approval in Attachment 2 including the 
CEQA Conformity Determination; 

• Adopt a Resolution Approving a Phased Vesting Tentative Tract Subdivision Map for 
Condominium Purposes with Lot Mergers and the Vacation of Camino Plaza, a 
portion of San Bruno Ave  and the Southern Portion of White Way, Realignment of 
Kains Avenue, and Vacation of certain easements as shown on the Map, based 
upon the Findings for Approval in Attachment 2 including the CEQA Conformity 
Determination; 

• Adopt a Resolution Authorizing Installation of Loading Zone Spaces Around the 
Perimeter of the Site, including the CEQA Conformity Determination; and, 

• Waive First Reading and Introduce an Ordinance Approving a Development 
Agreement and Affordable Housing Plan, based upon the Findings for Approval in 
the Ordinance including the CEQA Conformity Determination. 

 

DISTRIBUTION: 

None 

ATTACHMENTS: 

1. Site Location Map and Photographs 
2. Findings for Approval including the CEQA Conformity Determination 
3. Reduced Plans Renderings, and Materials Board (Revisions Submitted March 23, 2020)  

This attachment may be viewed at: 
https://www.sanbruno.ca.gov/gov/city_departments/commdev/planning_division/develop

ment_activity/mills_park_center_development/default.htm 
4. Planning Commission Resolution No. 2019-05 Recommending that the City Council 

approve an Ordinance amending the Municipal Code Title 12 (Land Use) and Change 
the Zoning Map from Commercial (C) to Planned Development District 

5. Planning Commission Resolution No. 2019-06 Recommending Approval of a Planned 
Development Permit and Architectural Review Permit  

6. Planning Commission Resolution No. 2019-07 Recommending Approval of a Phased 
Vesting Tentative Tract Subdivision Map 

7. Planning Commission Resolution No. 2019-08 Recommending Approval of a 
Development Agreement and Affordable Housing Plan 

https://www.sanbruno.ca.gov/gov/city_departments/commdev/planning_division/development_activity/mills_park_center_development/default.htm
https://www.sanbruno.ca.gov/gov/city_departments/commdev/planning_division/development_activity/mills_park_center_development/default.htm
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8. City Council Ordinance Amending Section 12.96.020 of Title 12 (Land Use) of the San 
Bruno Municipal Code to Change the Zoning Map from the Commercial (C) to the 
Planned Development (P-D) District with a Development Plan for the Project 

9. City Council Resolution Approving a Planned Development Permit and Architectural 
Review Permit  

10. City Council Resolution Approving a Phased Vesting Tentative Tract Subdivision Map for 
Condominium Purposes with Lot Mergers and the Vacation of Camino Plaza, a portion 
of San Bruno Ave  and the Southern Portion of White Way, Realignment of Kains 
Avenue, and Vacation of certain easements as shown on the Map 

11. City Council Resolution Authorizing Installation of Loading Zone Spaces Around the 
Perimeter of the Site  

12. City Council Ordinance Approving a Development Agreement and Affordable Housing 
Plan (with Development Agreement and Affordable Housing Plan attached) 

13. Architectural Review Committee Minutes (March 14, 2019) 
14. Planning Commission Meeting Minutes (June 18, 2019) 
15. City Council Meeting Minutes (July 9, 2019) 
16. Applicant’s Revised Project Description and Proposed Project Schedule 
17. Measure N Ballot Information 
18. Revised Transportation Demand Management Plan 
19. Comment Letter from Larry Cannon, Architectural Peer Review Consultant  
20. Four Project Community Meetings Summaries  
21. Public Comments 
22. Frequently Asked Questions 
23. Revised CEQA Initial Study/Environmental Checklist and Memorandum “Updated 

Transportation Analysis for the Proposed Mills Park Center Mixed Use Development”  
 

 
 
DATE PREPARED: 
 
June 16, 2020 



Mills Park Center
Location  Map and Site Photos

Site Location Map

Mills Park Center
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Mills Park Center looking southwest from intersection of El Camino Real and San Bruno Ave. W.

Site Photographs



Mills Park Center looking northwest from intersection of El Camino Real and Kains Ave.

Site Photographs



Vehicle storage lot on El Camino Real located south of Mills Park Center

Site Photographs
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View looking west up Kains Ave. from El Camino Real.

Site Photographs
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View looking north up White Way.

Site Photographs



Exhibit B: Photographs

Site Photographs

View of Linden Ave. looking north.
View of Linden Ave. looking south.



FINDINGS FOR APPROVAL INCLUDING THE CEQA 
CONFORMITY DETERMINATION 

 FOR THE PROPOSED PROJECT LOCATED AT  
MILLS PARK CENTER AND 601 – 611 EL CAMINO REAL 

 
(APNS: 020-072-030; 020-072-040; 020-072-050; 020-072-060; 020-072-070; 020-
072-320;020-075-080; 020-075-090; 020-075-100; 020-075-110; 020-096-050; 020-
096-060; 020-096-070; 020-096-080; 020-096-090; 020-076-090; 020-076-100; 020-
076-110; 020-076-120; 020-076-130; 020-076-160; 020-076-200; 020-076-220; 020-

076-230; 020-076-240; 020-076-250; 020-076-260) 

 
The required findings are in bold followed by the City analysis of the merits of the project and 
documentation of how the findings can be made. 
 
With respect to the CEQA Determination, pursuant to CEQA Guidelines §15162, §15163, 
§15168, and §15183 the City Council finds: 
 
1. The proposed project will not result in any new significant impacts or substantially 

more severe significant impacts than those analyzed and mitigated in the Transit 
Corridors Plan EIR; the proposed project is within the scope of the previously 
certified Transit Corridors Plan EIR. 

 
Basis for Finding: The Mills Park project is located within the Transit Corridors Plan (TCP) area.  
A Program Environmental Impact Report (EIR) and Mitigation Monitoring and Reporting 
Program were prepared for the TCP, and both were adopted by the City Council on February 
12, 2013.  The proposed project was analyzed in the TCP EIR at a programmatic level, with 
potential impacts identified and mitigations applied in the program EIR to avoid or reduce 
potentially significant impacts.   

Under California Environmental Quality Act (CEQA) Guidelines sections 15168 (Program EIR), 
15162 (Subsequent EIRs and Negative Declarations) and 15183 (Projects Consistent with a 
Community Plan or Zoning), subsequent individual projects can utilize a previously certified 
program EIR if all potentially significant environmental impacts of the proposed individual 
project:  (1) have been previously identified (i.e., are not new) and are not substantially more 
severe than those identified in the previous EIR, (2) have been avoided or mitigated to the 
extent feasible as a result of the previous EIR, and (3) have been examined in sufficient detail in 
the previous EIR to enable those impacts to be avoided or mitigated by the mitigations in the 
EIR, site-specific project revisions, or the imposition of uniformly applicable development 
policies. Further, CEQA Guidelines section 15162 provides that no subsequent EIR shall be 
prepared for a project unless the lead agency determines that (a) substantial changes are 
proposed in the project which will require major revisions of the previous EIR; or (b) substantial 
changes occur with respect to the circumstances under which the project is undertaken; or (c) 
new information of substantial importance shows one or more significant effects not discussed 
in the original EIR, greater severity to previously-identified substantial effects, or newly-found 
feasible mitigation measures that would substantially reduce significant effects.  If the 
requirements of CEQA Guidelines sections 15168 and 15183 are met and the conditions for 
preparation of a subsequent EIR in CEQA Guidelines section 15162 are not triggered, then the 

MThurman
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City can approve the individual project as within the scope of the previous EIR, and no 
additional environmental document is required.  An Initial Study/Environmental Checklist was 
prepared in 2019 and updated in 2020 which confirms that the proposed project would not result 
in any new or substantially more severe significant environmental effects than those analyzed in 
the Transit Corridors Plan EIR document. Accordingly, the previously certified Transit Corridors 
Plan EIR adequately describes the proposed project for the purposes of CEQA.  In accordance 
with CEQA Guidelines Section 15168(e), this project is within the scope of the Program 
approved earlier in the Transit Corridors Specific Plan and the previously certified program EIR 
adequately describes the activity for the purposes of CEQA. The criteria for relying on the 
Transit Corridors Plan EIR specified in CEQA Guidelines sections 15162,15168 and 15183 are 
satisfied.  

 
With respect to the requested amendment of the Zoning Map, in accordance with Chapter 
12.96.190 of the City’s zoning code in order to establish a Planned Development (P-D) District 
for the project site, the City Council finds:  : 
 
2. The proposed development in the P-D District can be substantially completed within 

the time schedule submitted by the applicant (SBMC 12.96.190.H.1); 
 
As part of the P-D zoning change the applicant is requesting the approval of a Planned 
Development Permit to allow the construction of two (2) one to five-story, 70-foot tall, mixed 
use buildings with a total of 427 dwelling units and 7,947 sq. ft. of ground floor commercial 
space. The Development Agreement includes milestones for construction of the project to 
ensure that the project is constructed within the timeframes proposed by the project 
applicant. As such staff finds that the P-D District can be substantially completed within a 
reasonable time and this finding can be made. 
 

3. Each unit of development, as well as the total development, can exist as an 
independent development capable of creating an environment of sustained 
desirability and stability or adequate assurance that such objective will be attained 
(SBMC 12.96.190.H.2): 
 
The project consists of two stand-alone buildings, and the development of each building 
can exist as one independent development. Each building will include its own residential 
units (including affordable units), retail uses, parking, plazas, and site improvements, and 
each building would be desirable and useful in its own right even if the other building were 
not to be constructed.  The necessary infrastructure is available for each building, 
therefore, the finding can be made. 

 
4. The land uses proposed will not be detrimental to the present or potential 

surrounding uses but will have a beneficial effect which would not be achieved 
through other districts (SBMC 12.96.190.H.3);  

 
The subject property includes numerous existing lots with a total area of 5.38 acres. The Mills 
Park Center occupies the lots to the north and continues across Kains Avenue to the lot to the 
south. The remainder of the southern lots are occupied by vehicle storage areas and 
commercial buildings. The subject site is within the Transit Corridors Plan (TCP), El Camino 
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Real Character Area, which allows higher density residential development with ground floor 
retail and at key intersections.  The land uses proposed by the project are consistent with the 
land uses and development strategy permitted by the TCP and would not be detrimental to 
present or potential surrounding uses.  The vision of the TCP is to move away from single-use 
commercial development within proximity of transit and improve the public and private realms 
along major corridor streets. However, the Zoning Code has not been updated to allow 
seamless implementation of the TCP and the Planned Development District is one of the few 
tools available in the Zoning Code that offers enough flexibility to implement the TCP. The 
proposed P-D district would reflect the vision of the TCP by providing two high density, mixed-
use buildings on a corridor street within proximity of transit while improving an underutilized site 
that detracts from the vision for the neighborhood. 
 
The General Plan designation for the site is Transit Oriented Development (TOD) which was 
applied to key corridor areas such as San Bruno Avenue and El Camino Real.  The 
proposed P-D District would be consistent with the TOD designation. Therefore, the P-D 
District would not be detrimental to the present or potential surrounding uses but will have a 
beneficial effect which would not be achieved through other districts.  

 
5. The streets and thoroughfares proposed are suitable and adequate to carry 

anticipated traffic, and increased densities will not generate traffic in such amounts 
as to overload the street network outside the P-D District (12.96.190.H.4); 

 
The Mills Park Center project is located within the Transit Corridors Plan (TCP) area. An 
Initial Study/Environmental Checklist was prepared to confirm that the proposed project 
would not result in any new or substantially more severe traffic impacts than those analyzed 
in the 2013 TCP EIR. A project-specific traffic impact assessment (TIA) was prepared for the 
project, and reviewed by staff. The traffic study included an evaluation of AM and PM traffic 
conditions at 19 intersections near the project site and concluded that the proposed project 
would not result in any new significant traffic impacts, and was within the scope of TCP EIR 
analyses.  The traffic study also determined that the project would provide both adequate 
access and adequate parking. Therefore, the finding can be made that the streets and 
thoroughfares proposed are suitable and adequate to carry anticipated traffic, and increased 
densities from the Project will not generate traffic in such amounts as to overload the street 
network outside the P-D District. 

 
6. Any proposed commercial development can be justified economically at the location 

proposed and will provide adequate commercial facilities for the area (SBMC 
12.96.190.H.5); 
 
The proposed commercial space that would be provided for the project would replace the 
Mills Park Center, a commercial shopping center with approximately 45 tenant spaces in 
110,000 square-feet of floor area, and the adjacent commercial buildings at 601 – 611 El 
Camino Real. Many of the existing commercial spaces are vacant, underutilized, and 
outdated based on modern commercial development standards. The proposed commercial 
square footage would be far less than what currently exists on the site, but would be 
modernized, new tenant spaces that meet current building, fire, and accessibility code 
requirements and therefore would be desirable to a wide variety of commercial tenants. 
Upgraded vehicle, motorcycle and bicycle parking will be provided on site that would better 
serve customers of commercial spaces.  Furthermore, the site is located at a very prominent 
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intersection (San Bruno Avenue and El Camino Real) within close proximity of two regional 
transit stations with a bus stop on the project frontage. Therefore, the finding can be made 
that the proposed commercial development can be justified economically at the location 
proposed and will provide adequate commercial facilities for the area. 
 

7. Any exceptions from the standard district requirements are warranted by the design 
of the project and amenities incorporated in the development plan (SBMC 
12.96.190.H.6); 
 
As part of the P-D zoning change the applicant is requesting the approval of a Planned 
Development Permit to allow the construction of two five-story mixed-use buildings on 5.38 
acres. The proposed project is consistent with the El Camino Real Character Area 
Development Standards of the Transit Corridors Plan. Staff worked closely with the project 
applicant on a pre-submittal basis in terms of the overall architectural appearance of the 
structure and site plan. The project was also reviewed by Larry Cannon, Architectural Peer 
Review Consultant to the City, as part of the application review process. Staff and Mr. 
Cannon’s recommendations were incorporated into the proposed design. Overall, the 
design is successful with a contemporary architectural style, appropriate details and 
materials carried out consistently throughout the structure. The site design and site 
improvements and circulation plan have been reviewed by the Architectural Review 
Committee (ARC) and are suitable for the project and the El Camino Real Character Area 
within the TCP.  

 
8. The area surrounding the development can be planned and zoned in coordination and 

substantial compatibility with the proposed development and the P-D District uses 
proposed are in conformance with the General Plan of the city (SBMC 12.96.190.H.7);  
 
The General Plan designation for the site is Transit Oriented Development (TOD) which was 
applied to key corridor areas such as San Bruno Avenue and El Camino Real. The 
proposed P-D District uses would be consistent with the TOD designation. Therefore, the P-
D District would be in conformance with the General Plan.  Furthermore, the areas 
surrounding the project site, which include both existing residential and commercial uses, 
either have been or can be planned and zoned in coordination and substantial compatibility 
with the project.  Some of these surrounding areas are included within the TCP and are 
subject to TCP development standards.  Other areas, such as the neighboring lower-density 
residential neighborhoods, are not in the TCP, but the TCP takes them into account by 
providing for residential transition measures discussed later in these Findings. 
 

 
With respect to the Vesting Tentative Map, pursuant to SBMC 12.36.220, the City Council 
finds: 
 
9. The proposed tract map, together with the provisions for its design and improvement, 

is consistent with the General Plan and any specific plan as specified in Section 
65451 of the Government Code. 

 
The proposed Tentative Map is consistent with the General Plan and the Transit Oriented 
Development General Plan land use designation given the project’s proposed density, uses, 
lot size, and height. The overall project is consistent with the General Plan policy to 
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“encourage innovative design and site planning in new development which enhance the 
community’s appearance and assure compatibility with the surrounding scale, character, 
and intensity of land uses”. The project is also consistent with the General Plan policy to 
stimulate reuse and intensification with multiuse, transit-oriented development along El 
Camino Real, San Bruno Avenue, and San Mateo Avenue.’”  (Guiding Policy LUD-C) The 
proposed Tentative Map is consistent with the Transit Corridors Specific Plan (TCP) policies 
and development standards given the project’s proposed density, uses, lot size, and height.  
The proposed Tentative Map is also consistent with the vision of the TCP to move away from 
single-use commercial development within proximity of transit and improve the public and 
private realms along major corridor streets. 
 

10. The real property to be subdivided, and each lot or parcel to be created is of such 
character that it can be used safely for building purposes without danger to health or 
peril from fire, flood, geologic hazard or other menace. 

 
The TCP Area and project site are located within a Non-Very High Fire Hazard Severity 
Zone, and the project would be subject to the City's standard fire requirements, including 
providing adequate roadway access and fire suppression equipment. The TCP Area and 
project site are not within a 100-year floodplain and would not place people or structures at 
unacceptable risk of injury or loss from flooding. Further, the application of the project-
specific geotechnical report and existing laws, regulations, and policies, including the City’s 
standard development review procedures, will ensure that geologic hazards would be less-
than-significant.  The project will also comply with TCP EIR Mitigation 8-1 to reduce potential 
risks to human health or the environment due to existing hazardous materials conditions 
from the former Mills Park Cleaners site to a less-than-significant level.  Therefore, the real 
property to be subdivided, and each parcel to be created is of such character that it can be 
used safely for building purposes without danger to health or peril from fire, flood, geologic 
hazard or other menace.   

 
11. Each lot or parcel to be created will constitute a buildable site and will be capable of 

being developed in accordance with the applicable provisions of the zoning code, as 
amended by designation of the project site as a Planned Development (P-D) District. 

 
The Vesting Tentative Map will merge and resubdivide the existing parcels comprising the 
project site and abandon certain public streets and easements to create two new lots for 
each of the two new buildings.  In addition, the Tentative Tract Map will create legal 
individual condominiums. The two new lots are designed to accommodate the proposed 
development plan, and therefore each parcel to be created will constitute a buildable site 
and will be capable of being developed in accordance with the proposed development plan. 
 

12. The site is physically suitable for the type and proposed density of development. 
The project site is consistent with the type, intensity, and character of the anticipated new uses 
and development permitted by the Transit Corridors Plan (TCP), which allows for increased 
density and development along major corridors such as El Camino Real.  The project site is not 
subject to any floor-area-ratio (FAR) limits, and is located in an already developed urban area 
that is in close proximity to Bay Area Rapid Transit (BART), CalTrain and other transit. Further, 
the project will not result in any significant impacts on the City’s governmental facilities or public 
services, including fire protection, police protection, schools, parks and recreation, libraries, and 
utilities and services systems.  The project will not result in significant adverse impacts to 
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transportation, traffic, circulation, or parking. The site is therefore physically suitable for the type 
and proposed density of development. 

 
13. The design of the subdivision and improvements, and the type of improvements, is 

not likely to cause substantial environmental damage or substantially and avoidably 
injure fish or wildlife or their habitat or to cause serious public health problems. 

 
The TCP Mitigation Monitoring and Reporting Program (MMRP) that applies to the project 
includes mitigation measures requiring the applicant to incorporate erosion control 
measures to reduce storm water runoff and compliance with the Regional Water Quality 
Control Board requirements; to minimize temporary construction dust impacts to an 
acceptable level; to implement measures to avoid disturbing birds and bats or their habitat, 
and to avoid tree removal. Therefore, substantial environmental damage and harm to wildlife 
is not likely to occur.  
 

14. The design of the subdivision or type of improvements will not conflict with 
easements, acquired by the public at large, for access through, or use of, property 
within the proposed subdivision. 

 
The proposed subdivision would merge and resubdivide the existing parcels comprising the 
project site and abandon certain public streets and easements within the project site to 
create two new lots for each of the two new buildings.  The public streets and easements to 
be abandoned serve the existing parcels that constitute the project site, are not through 
streets, and are not necessary for general circulation through the project site or in the 
surrounding area.  The public will continue to have access through the project site via Kains 
Avenue, which the project would realign and improve, and the public will continue to have 
access on all of the public streets that border the project site, including Linden Avenue 
which will be widened and improved. There are several utility easements on the property 
which will be relocated to accommodate the proposed development. As conditioned, the City 
reserves the right to create any needed easements on the property to accommodate public 
utilities and facilities.  Based on the foregoing, the subdivision will not conflict with 
easements acquired by the public at large. 

 
With respect to the Architectural Review Permit, the City Council finds: 
 
15. That the location, size and intensity of the proposed operation will not create a 

hazardous or inconvenient vehicular or pedestrian traffic pattern, taking into account 
the proposed use as compared with the general character and intensity of the 
neighborhood. (SBMC 12.108.040.A) 

 
The vehicular building entrances are separated enough to not create a hazardous or 
inconvenient vehicular traffic pattern. The existing sidewalks will be widened to facilitate 
pedestrian circulation around the edges of the site, and private sidewalks on the project site 
will be publicly accessible through an easement dedicated to the City.  Furthermore, the 
project would include four plazas at intersection corners on El Camino Real, all accessible to 
the public; the plazas near Kains Avenue would also allow pedestrian access to project 
commercial areas. 

 
16. That the accessibility of the off-street parking areas and the relation of parking areas 
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with respect to traffic on adjacent streets will not create a hazardous or inconvenient 
condition to adjacent or surrounding uses. (SBMC 12.108.040.B) 

 
There is enough separation provided for the vehicular garage entrances access to not 
create a hazardous or inconvenient condition to adjacent or surrounding uses. All of the 
commercial garage parking would be accessed from garage entrances along El Camino 
Real which will protect the character of the adjacent residential neighborhood.  The 
driveways would allow for two automobiles to pass one another at the same time.  Staff has 
included a condition of approval requiring the installation of a pedestrian warning system, 
consisting of visual and audible warning signals that would be triggered when vehicles are 
exiting the garage.  The condition of approval also requires the installation of convex 
mirrors.  Staff finds that the pedestrian warning system and convex mirrors will increase 
driver and pedestrian safety.   

 
17. That sufficient landscape areas have been reserved for the purposes of separating or 

screening service and storage areas from the street and adjoining building sites, 
breaking up large expanses of paved areas, and separating or screening parking 
areas from the street and adjoining building areas from paved areas and to provide 
access from buildings to open areas. In addition, that adequate guarantees are made, 
such as the filing of a performance bond, to insure maintenance of landscaped areas. 
(SBMC 12.108.040.C) 

 
The project proposes extensive new landscaping around the edges of the site, as indicated 
with the preliminary landscape plan for the project. The new landscape in conjunction with 
the wider sidewalks will soften its edges at the pedestrian level.  Furthermore, the conditions 
of approval require the project applicant to enter into a Maintenance of Landscaping 
Agreement for the maintenance of the proposed street trees, medians, and irrigation 
systems, which can be enforced by the City.  

 
18. That the proposed development, as set forth on the plans, will not unreasonably 

restrict or interfere with light and air on the property and on other property in the 
neighborhood, will not hinder or discourage the appropriate development and use of 
land and buildings in the neighborhood, or impair the value thereof; and is consistent 
with the design and scale of the neighborhood. (SBMC 12.108.040.D) 

 
The proposed two buildings comply with the Transit Corridors Plan height limit of 70’-0” and 
include variation in overall building height, including setbacks and height reductions in order 
to transition to and not interfere with the light and air of the abutting low-density residential 
neighborhood. Though the buildings would be the tallest structure in the vicinity, the 
applicant provided a shadow study for the proposed buildings which indicated an 
insignificant amount of new shading will occur on the adjacent properties. 
 
The project site is on the eastern boundary of the Mills Park residential neighborhood. The 
proposed buildings respond to the abutting low-density neighborhood by substantially 
reducing building heights along their western boundaries abutting the residential 
neighborhood. 
 

Furthermore, the western edges of the buildings have a lower height townhome character 
which makes them more responsive to the character of the residential neighborhood. This 
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type of architectural treatment is recommended by the TCP where new high-density 
development abuts low-density residential uses. The development will not be detrimental to 
the value of properties in adjacent neighborhoods.  
 

19. That the improvement of any commercial or industrial structure, as shown on the 
elevations as submitted, is not detrimental to the character or value of an adjacent 
residential district. (SBMC 12.108.040.E) 

 
The project is a mixed-use development project that includes a small amount of ground floor 
commercial uses.  The project site is on the eastern boundary of the Mills Park residential 
neighborhood. The commercial spaces are on the east side of the buildings, facing El 
Camino Real and furthest from the residential neighborhood. The proposed buildings 
respond to the abutting low-density neighborhood by substantially reducing building height 
along the western boundary abutting the residential neighborhood. Furthermore, the western 
edge of the buildings have a townhome character which makes them more responsive to the 
character of the residential neighborhood. This type of architectural treatment is 
recommended by the TCP where new high-density development abuts low-density 
residential uses. This treatment is not required by the TCP because the site does not 
directly abut low-density residential uses. There are streets (White Way and Linden Avenue) 
that separate the development from the residential neighborhood and provide a greater 
amount of separation than anticipated by the TCP. The development will not be detrimental 
to the character or value of the adjacent neighborhood. 
 
The site is within the Transit Corridors Plan, El Camino Real Character Area, which allows a 
much higher density and height for development near a key intersection close to public transit 
and the regional highway network. The General Plan designation for this and the adjacent 
sites is Transit Oriented Development (TOD) which was applied to key corridor areas such as 
San Bruno Avenue and El Camino Real areas close to CalTrain and BART stations. The 
project is consistent with the TCP Design Guidelines in terms of use, site and building design, 
massing and scale. It is well articulated and has a lower scale as it transitions towards the 
adjacent residential uses to the west. 

 
20. That the proposed development will not excessively damage or destroy natural 

features, including trees, shrubs, creeks and rocks, scenic corridors, and the natural 
grade of the site. (SBMC 12.108.040.F) 

 
The subject site is fully developed with existing commercial uses. The arborist report that 
was prepared for the project identified 33 trees on the project site, 13 of which are heritage 
trees as defined by city ordinance. The project would result in the removal of all 33 trees. 
However, the trees are not natural to the site and were planted as part of the landscape 
plan for the Mills Park Center. New trees and landscape will be planted to replace the 
existing landscape. The site does not contain any creeks or scenic corridors. The proposed 
development therefore will not damage or destroy any natural features. 

 
21. That the general appearance of the proposed building, structure, or grounds will be in 

keeping with the character of the neighborhood, will not be detrimental to the orderly 
and harmonious development of the city, and will not impair the desirability of 
investment or occupation in the neighborhood (SBMC 12.108.040.G) 
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The proposed exterior materials, landscaping, and overall building design are of a high 
quality and will enhance the overall appearance of the El Camino Real corridor. 

 
22. That the proposed development is consistent with the General Plan. (SBMC 

12.108.040.H) 
 

The property is located within the General Plan’s Transit Oriented Development land use 
classification. The Transit Oriented Development land use classification permits a variety of 
uses, including: grocery stores including on-site alcohol sales and consumption, retail sales; 
fitness and assembly uses, eating and drinking establishments (restaurants, cafes, coffee 
shops, other food service uses); personal and business services; offices, and residential 
uses. The project is consistent with the permitted uses and development standards 
applicable to the project site under the General Plan. 
 

23. That the proposed development is consistent with the Transit Corridors Plan Design 
Guidelines. (TCP. Chapter 5) 

 
The TCP requires a 10 foot average setback from the back edge of the sidewalk. The 
proposed buildings would exceed the setback requirement along most of the street frontage. 
Along El Camino Real elevation the greater setback allows for 12-foot sidewalks, a 6-foot  
planted setback, and plazas at the street intersections. The plazas would incorporate special 
paving and street furniture to create an active sense of place. Along Linden Avenue, the 
greater setback would provide a 10 foot wide sidewalk and a gracious landscaped area to 
provide transition space between the townhouse portion of the development and the low-
density residential neighborhood across the street. Linden Avenue would also be widened to 
reintroduce street parking along the side abutting the project site. 
 

24. That the proposed development addresses the transition from new development to 
existing low-density residential uses. (TCP. Chapter 5) 

 
The proposed buildings would range from one- to five-stories with a maximum  height of 70 
feet.  The tallest portions of the buildings would be located along the major corridor streets 
of El Camino Real and San Bruno Avenue West, transitioning to a one- to three-story 
building along both White Way and Linden Avenues to address the abutting low-density 
residential neighborhood to the west. Upper story stepbacks are incorporated into all 
elevations to break up the height at the roofline and reduce the scale of the buildings. The 
portion of the project on Linden Avenue (Building B) is reduced to one to three-stories in 
height to respond to the adjacent low-density residential district to the west and would have 
the appearance and scale of townhouses with a landscaped front yard. Transition measures 
include minimum setbacks, step-backs of upper stories (to reduce the apparent mass and 
bulk of the buildings), and landscaping with independent entries with direct access to Linden 
Ave. and lighting appropriate to the neighboring low-density residential uses.  

 

 



 

 

 

 

ATTACHMENT 3 –  

Reduced Plans Renderings, and Materials Board 

(Revisions Submitted March 23, 2020)  This 

attachment may be viewed at: 
https://www.sanbruno.ca.gov/gov/city_departments/c

ommdev/planning_division/development_activity/mills

_park_center_development/default.htm 

https://www.sanbruno.ca.gov/gov/city_departments/commdev/planning_division/development_activity/mills_park_center_development/default.htm
https://www.sanbruno.ca.gov/gov/city_departments/commdev/planning_division/development_activity/mills_park_center_development/default.htm
https://www.sanbruno.ca.gov/gov/city_departments/commdev/planning_division/development_activity/mills_park_center_development/default.htm
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